The City of Clewiston CRA
Community Redevelopment Plan(Draft)

Chapter 5:
Real Estate Factors

Introduction

The availability of appropriate real estate is gerond essential component of the
Clewiston Community Redevelopment Plan.

This chapter:

» Defines the current real estate problem and thalshg property base for
primary employers.

» Describes the real estate requirements for prireargloyers.
* Evaluates the demand for and supply of land to edgpimary employment.

» Compares the cost differentials between greenflelecelopment and greyfield
development.

» Identifies existing and potential developable prtips.
» Discusses the role of housing as an element ofognimredevelopment.

Clewiston’s Real Estate Problem

The area now within the Clewiston CRA is approaghpmysical build-out with respect
to greenfield real estate opportunities for primamployers to build on. A greenfield
consists of farmland and open areas where therebbaes no previous industrial or
commercial activity. However, with the decommisgngn of the airport property,

opportunities for greyfield redevelopment have @ukmup for primary employers to

build. Greyfield development is the redevelopmeifit amtiquated or underutilized

commercial or industrial properties such as sthippping centers, malls and office parks,
not qualifying as brownfields.

Development of the Old Airport Industrial Distriptoperties is essential to the CRA’s
long term economic sustainability. Tax dollars digap by commercial/industrial land
use are needed to subsidize residential uses edsewhthe CRA. Residential tax dollars
rarely cover the entire cost of public servicesfaat, they require more public services
than their property taxes alone can support. Rddpreent of aging and obsolete
buildings will provide the real estate (and tax@ement dollars) necessary for the CRA to
be rid of slum and blight, to remain economicatipseg and to maintain a high quality of
life.
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All economic development and redevelopment actigitiare essentially real estate
transactions. As such, they respond to the samerfathat affect the real estate market
within a geographic area. Like any other commodihg demand for and supply of a
specific type of property affects its value. Fdrtgbes of land use, the more central sites
will be the most attractive. Investment always #otw locations with relative advantages
in terms of cost and revenues where, other thirggsgbequal, rates of return will be
highest. In the case of property development, abpibves away from locations where
land and building costs are high to those wherg #ne low, from locations where they
are low to those where they are high: from undetabged projects (older housing or
outmoded shopping strips etc.) to projects thatmamd higher rents in the same location
(condominiums, shopping malls, festival market ptaetc.).

The sale and purchase of real estate is driveméyassumption of highest and best use.
Highest and best use is an appraisal concept thi&rrdines the use of a particular
property likely to produce the greatest net retarthe foreseeable future. This concept
encourages property owners to seek out and devk®highest and best uses of their
properties. Highest and best use encourages lamtewio sell or redevelop their
properties for uses that offer the highest sharmtrt@onetary gain, usually retail or high-
end residential.

Determining highest and best use relative to thé&'€Ruture is more complex. While
both retail and high-end residential uses are sacgsand desirable, they contribute little
to the long-term health of the Community RedeveleptmArea. Most retail uses pay
relatively low wages and with the exception of samarist-oriented businesses, they do
not import money into the community. Retail chalike Wal-Mart, Target or Best Buy
that are headquartered outside the state may Bcwiphon money away. High end
residential uses, meanwhile, tend to attract resgd@ho desire more public services than
their property taxes alone can support.

For land with the proper location or spatial chégastics, the highest and best use of
land may be industrial or office. Office or industruses can accommodate primary
employers who pay high wages, import money into tdegnmunity, and require
comparatively few public services. However, the rsherm economic benefit to the
landowner is lower than for other uses. These fpotsent a quandary for landowners
and buyers.

The problem facing the CRA is that the short-teronetary value of the real estate to
property owners is inversely related to its longrteeconomic benefit to the CRA.
Market forces will continue to drive property owseto position the sale of their
properties for the highest possible price.

Real Estate Supply and Demand

Working with the city, and through land use plamgniand zoning, a supply of land
dedicated to primary employers must be kept withgn CRA to maintain sustainability.
Comprehensive plan changes and rezoning amendmesqussted by property owners
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attempting to increase the monetary value of tlaid by changing its use may shrink
the amount of usable land for primary employersperty owners will argue that these
land use changes are beneficial, because the melwulse produces less impact on the
surrounding environment, has less density and sitterand are less objectionable to
neighboring property owners.

The dwindling amount of land suitable for primamgoyers means the loss of potential
for high wage employment opportunities. This caraman exodus of workers from the
community to other communities where opportunif@shigher wage jobs exist. This of

course results in a shrinking tax base. The erosiothe economic health will lead

directly to a decreased quality of life for the goomity leading to slum and blight

conditions within a few short decades.

Greenfield vs. Redevelopment Costs

Since land development and redevelopment are staleetransactions, they will occur
only when a reasonable expectation of profit foe timvestors can come about.
Redevelopment and greenfield development are qtialy different, and each has
distinct cost considerations. Development compat@ed to seek out greenfield projects
simply because the development process is easittess expensive. Greenfield sites
typically require minimal site clearance, have lessdensome site conditions and are
easier to assemble and purchase than redevelogitent

Additional expenses can include remediation, asbemnolb a viable site, lengthy

permitting processes, demolition of obsolete stmes and infrastructure, and site
retrofitting for new infrastructure. Because redepenent projects normally occur in
built-up areas, neighbors sometimes mount opposiitothe project and time/money
must be invested to overcome the opposition or fathe site design to achieve a
compromise. The added costs are described as adifesential between greenfield

development and redevelopment.

The costs associated readying a greyfield for dgraént can be two and a half times
that of readying the same sized greenfield. Theeefbe greyfield redevelopment must
generate a resale or rental value that is two ahdlfatimes greater than the greenfield
development. Often greyfield redevelopment is fir@ncially feasible unless the costs
are offset by some form of financial mitigation. brder to avoid losing primary

employers to other places with ample greenfield,GRA will need to provide incentives

to assist the development industry in absorbingatiditional costs of redevelopment for
industry and office uses.

The redevelopment costs discussed above are parlycavident along Hwy 27 where
tourist accommodations have traditionally been tieda The cost of greyfield
development can discourage hospitality investmantes tourism cannot typically
support the costs of upgrades or new construclibe. cost of land, insurance, property
taxes, and overhead may offset revenues to theé fh@hthe business is not solvent as a
going concern. It is also clear that it will be essary to increase densities and intensities
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for residential purposes within the CRA to accomatedpopulation and employment
growth.

The stakeholders put forth a number of issues datlie CRA that currently prevent it
from reaching its full potential as a thriving agdowing community. These issues,
defined as constraints, must be addressed sohdanhany opportunities existing in the
area can be reinforced and strengthened. The foipig derived from the consultants
and citizens during the workshops and stakehofderviews:

Constraints

* Low land elevation and drainage requirements;

» Lack of sidewalks not enough neighborhood retaill mstaurants;
» Streets not well lit;

* Absence of a strong cluster of retail in a neighbod center;

* Absence of mixed use.

Opportunities

* Turn canals into attractive waterways with pedastrand bicycle paths to
connect neighborhoods;

» Streetscape enhancements such as light fixturgsage, street furniture and
trees;

* Infill developments possible;

* Opportunity for higher density residential livingptns particularly for
seniors;

* Mixed use and office buildings with retail on theognd floor in the central
business district;

» Large scale land available for light industrial ammnmercial development;
» Gateway entrances to signal arrival to CBD andhi@ghoods;

* Boulevard streets with landscaped medians;

* Opportunities for remodeling homes and ongoing teamnce;

* New neighborhood associations.
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A major component of the Community Redevelopmerinf®ihg process has been the
identification of locations where this higher deénsand intensity redevelopment can
occur. The categories of land considered mostldaitaclude:

* Lands Designated for Industrial Use: industrialdlanses are especially
suitable for primary industries;

* Existing employment district: locations where prinaand secondary
employer already concentrated have demonstratad sheability for these
land uses;

» Underutilized lands: these properties have appiidessd values exceeding the
value of the improvements to the land. They arergrihe first to undergo
market-driven redevelopment, particularly largent@uous tracts such as
mobile home parks;

e Surplus Public lands. Many local governments owmd$aacquired through
tax lien, donations, or other methods that areessential for public purposes
and have no environmental or recreational value.

Land that meets one or more of the criteria suchrakerutilized parcels that are also
designated for industrial use or surplus publicpgrty in existing employment districts
can be especially useful to redevelopment effdPt®perties that can be considered
potentially suitable for high density and intensigdevelopment were compiled into a
Redevelopment Base Map Shown in Figure 5-1.
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Figure 5.1
Redevelopment Base Map
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Characteristics of Redevelopment

When considering the real estate factors that afiéct the Clewiston CRA, location is

not the only important variable. How the deals jpué together is also very important.
Whether or not developers like it, the city is aj@a silent partner in any development
within the city limits. City services like transpation, utilities, and the school system all
affect any type of development

Development or redevelopment that is initiated diménced entirely by a private
developer is known as laissez-faire developmentsskea-faire is a French term for
“hands off” and often refers for free market depsteent with a minimum of government
influence. Laissez-faire development occurs whgmady seeks to improve a site or
building on a privately owned property with no paldlinds or government assistance or
incentives. Independent redevelopment occurs padate locations, wherever real estate
opportunities and favorable market conditions cadegc rather than in a preplanned
fashion. Such projects may or may not provide abeto the CRA, they are designed to
earn a profit for the owner or developer, not nsagly to fulfill a public purpose. Over
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time, the cumulative result of developer’'s indiadlubusiness decisions is often
unplanned, uncoordinated growth. Therefore it igpanant for the CRA to guide
independent redevelopment through the use of thevedopment plan, land development
regulations and using investment of TIF funds tdize the community’s vision.

Partnered Redevelopment:

Even when redevelopment is guided by the City @widton comprehensive plan, some
projects that would be beneficial to a communityyrba too costly or risky for a private

developer to undertake alone. Therefore the CRA olamose to partner or facilitate

partnered redevelopment, in which the CRA may @mitwith a developer to provide a
project that fulfills a public purpose.

In a partnered redevelopment project, the CRA nuayribute land, funding, assumption
of financial risk, and/or other incentives to thejpct. This gives the CRA a great deal of
control over the final product. These projects developed in fulfilment of the
Community Redevelopment Plan. A principal bene$t that successful partnered
redevelopment tends to serve as a catalyst fotiaddl, independent redevelopment in
the area.

Categories of Redevelopment

Rehabilitation/Adaptive Reuse

Rehabilitation is the restoration of a propertyreutly in a dilapidated or substandard
condition for human habitation or use, without ticadly changing the plan, form, or

style of architecture. Adaptive reuse is the degwelent of a new use for an older
building or for a building originally designed farspecial or specific purpose. Although
many rehabilitation projects preserve the origicahfiguration and appearance of the
building, more extensive alterations (colloquiakpown as “gut rehabs”) are also
common. In some cases, the structure may be exgamdpartially reconstructed. The

use may or may not change.

Adaptive reuse is a specialized form of rehabibtatn which the structure is modified to
accommodate a new use, but the original architatfeatures are deliberately retained.
It is commonly used as a method of preserving hestiouildings while retaining their
marketability. In Florida, many residential and cuercial structures constructed during
the mid-20th century are being rehabilitated, moded and air conditioned to make
them marketable. Unlike many communities in Floridie Clewiston CRA has very few
buildings with the qualities necessary for rehgdtilon. The 1997 Historic Properties
Survey of Clewiston, Florida lists only about a dozuildings within the CRA suitable
to be placed in the National register of historddings. These buildings are as follows:

* 107 N. Francisco Street;
* 107 N. Francisco Street The First Bank of ClewidBaiiding;
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» 113 N. Francisco Street Blates Dept. Store;

* 310 N. Francisco Street Bailey House,;

» 801 N. Francisco Street Clewiston Motor CompanylyKEractor;
* 322 N. San Pedro Street T.B. Shelly Duplex;

* 100 E. Sugarland Highway Dixie Crystal Theatre;

» 543 E. Sugarland Highway Hendry County Motors;

e 727 E. Sugarland Highway Glatex Movie Theatre;

e 729 E. Sugarland Highway Clewiston Supply Company;

* 841 E. Sugarland Highway Murray Motor Company;

» 100 E. Sugarland Highway Espenlaub Garage and #yeais

Infill Development

Infill development is the process of developing nleswusing or other uses on scattered
vacant sites in a built-up area. Many infill sitese small, marginal parcels with
environmental or other constraints that caused tioelpe passed over when the surrounding
greenfield land was first developed. Others mayehasen tied up by financial or legal
complications that affected their marketabilityillQithers may have been held by their
owners for agricultural use or long-term specufatio

Infill is technically a type of new development,tbuoccurs within the same context as
redevelopment and faces many of the same challeages constraints. As with
redevelopment, attention to the character of th@snding community is a key component
for ensuring that the infill development fits thasting context and gains acceptance from
neighbors.

One-for-One Replacement

When a property owner or developer replaces atirgxibuilding with one of similar size,
scale or use, it is known as one-for-one replacem@ncommon example is the
replacement of a small, outdated single-family leouwsth a larger, more up-to-date
dwelling. This type of redevelopment is also beegmimore common for smaller
multifamily residential uses.

Because the land use does not change in one-forgmiacement, this category of
redevelopment is constrained less by land developmegulations and more by the
limitations of lot size and geometry and the demsanfl the market. However, some
communities have taken issue with replacement sdpment that is strikingly different
from the surrounding development in style or sc@las issue can be addressed through
design guidelines governing the size and appearahaghat can be built. Guidelines
require detailed neighborhood planning to defirgrttriteria and parameters.
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A current trend in Clewiston is the widespread io@aof town-homes and other small
multifamily projects, such as those located off Lmipez Street. As the market takes
advantage of latent capacity for density and intgngie CRA may transition away from
the low-density, low-intensity suburban charadtat has been maintained in past decades.
Since the trend toward higher densities and intessiwill likely continue for the
foreseeable future, it is vital that the CRA Bosedognize and address this transition.

Increasesin Density, Intensity, and/or Mix of Land Uses

Despite the latent redevelopment capacity discuabetie, there is still demand for many
projects that exceed established development lirBiesause the process of acquiring
additional density, intensity, or mix of land useguires public approval, the public sector
has the opportunity to exercise greater controt evgat is built. Such approvals may be
used as incentives tied to redevelopment of despmeb or in specific locations, or may be
granted in conjunction with partnered redevelopnpeojects.

This category of redevelopment will be essentish¢oommodating future population and
employment growth in the county. However, its useutd be guided by the Community
Redevelopment Plan and design review. Increasingitiess and intensities in designated
nodes, corridors, and districts, while protectihg tharacter of existing neighborhoods,
will help maintain a high quality of life as the @Rontinues to evolve.

Scales of Redevelopment

Small-Scale Residential Redevel opment

Small-scale residential redevelopment is typictly product of independent individuals,
whether for the purpose of creating a personal ldvgebr as an investment for resale or
rental purposes. The CRA may offer limited finahomaregulatory assistance in targeted
neighborhoods. There are currently about 900 dwgellinits within the CRA.

Residential rehabilitation is perhaps the simpést most common type of small-scale
redevelopment. In such instances, individual honmeos; often working with nominal
financial investments and a great deal of “swealitg( restore single-family or small
multifamily dwellings. This is the most frequentpgy of one-for one replacement and
may be suitable for facade or landscaping grants.

Small-scale residential redevelopment has the patei change the look and feel of
existing neighborhoods if the altered dwellings abematically different in size,
architectural style, or configuration from surroungd homes. These issues are most
commonly seen with residential replacement, pdjaigt referred to as “teardowns” in
neighborhoods where they are unwelcome. NeighbaHspecific design guidelines that
strictly govern the size and appearance of anyihgusterations can be used to minimize
these issues.
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The results of a visual preference survey conduetegart of the public involvement
process revealed that the following building tyjpes not desired by citizens within the
CRA. As it is difficult get consensus on what isabgful, the MJA Consulting Visual
Preference Survey seeks consensus on what is ynablse

lllustrations from_The Visual Dictionary of AmerisdDomestic Architectur€1994) by
Rachel Carley (Henry Holt and Company, Publish&BN 0-8050-4563) are used to
determine the types of buildings which were fouadbé unacceptable for the City of
Clewiston. This information can be used as thesbaksneighborhood-specific guidelines
as mentioned above.

* Modernism (pgs. 253, 254, 256, 257).
» Postmodern (pgs. 258, 259, 260)

* Modern (pp. 253, 254, 256, 257)

* Moderne (pgs. 226, 227)

* Futuristic (pgs.248, 249, 250)

* Economic Small House (pgs. 339, 241)
» Adirondack (pgs.170, 173)

* A-Frame (pg. 229)

* Shingle (pgs.163,164)

o Stick style(pgs.150,151)

» Spanish Territorial (pgs. 128,130,131)
* Box and Strip (pg.126)

* Fachwerk (pg.124,125)

* Shotgun (pg. 116)

* Creole/Cracker (pgs.112,115)

* Prefab housing (pgs. 231,232,233)

Other Small-Scale Redevelopment

Other types of small-scale redevelopment represestep up in complexity from simple
restoration or replacement. The cost tends to bewtat greater, although it is generally
within the reach of an individual, a single contoacor a small-scale developer. These
efforts may involve the rehabilitation of older mesidential or large multifamily buildings,
possibly including adaptive reuse of historic stmues. They are usually treated as
investments for resale or rental purposes, ratter for personal use. These projects are
often referred to as gentrification.

Such projects frequently require waivers of curnagulations, such as those for on-site
parking, storm water retention, setbacks, or helg@tause these small-scale entrepreneurial
efforts can help spur the revitalization of nordlestial districts, the CRA Board may find

it worthwhile to offer financial or regulatory inoBves to projects meeting appropriate
criteria. As with small-scale residential redevel@mt, design guidelines are an effective
way to ensure that redevelopment projects are mmdway with the character of the
surrounding development.
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Community-Scale Redevel opment

This type of redevelopment is significantly largexd more complex than small-scale, and
is much more likely to be partnered. The primarycu® may be on residential
neighborhoods, commercial or mixed-use corridarspome combination thereof. A mix of
rehabilitation, infill, and other redevelopmenttypically pursued. Public investments in
infrastructure and amenities are often made, alattspartnered redevelopments may be
undertaken to provide examples and anchors foaf@ivedevelopment. Special financing
mechanisms such as the tax increment financing igednn CRA may be employed.

Housing to Support Employment

Residents seek quality housing that is large entwglscommodate their families, close to
their places of employment, and within easy redchoods, services, and amenitidfie
lack of housing affordability detracts from the CRAttractiveness to primary employers
who might otherwise consider relocating or expagdiere. New housing units will be
required and at least some of these units can pected to replace older, obsolete
dwellings that are currently part of the CRA hogs#tock.

Housing Challenges

The best way to meet housing and economic developmeeds is to facilitate new

housing construction in proximity to employmenttdes. It should be noted that it is not
the intention of the Community Redevelopment Ptasdcrifice land suitable for primary

employers to create this housing. Viable induspi@perties, for example, should not be
converted to residential use. Such conversionsinthyidually affect only small parcels of

land, but they establish a precedent that could teaa significant loss of the limited

remaining land in the CRA that can accommodategaiymemployers.

The Community Redevelopment Agency should encourage if necessary create
incentives for developers to find appropriate opyaties to locate housing near
employment. To assist with this process, critehaudd be established to screen existing
industrial properties for viability. Parcels thatreadetermined to be too small,
inappropriately located, or otherwise unsuited dise by primary employers could be
considered for conversion to residential use.

Housing in or near employment districts should ddsodesigned in such a way that it is
both compatible and integrated with surroundingsus@ilure to design for compatibility
can lead to conflicts between residential and reideatial uses, particularly industrial. A
fortunate coincidence of geography has the railwght-of-way buffering much of the
Industrial lands in the south west of the CRA froesidential areas. These conflicts
decrease the quality of life for the affected restd, and may create pressure for
elimination of industrial sites. Standards for fica€irculation, visual and noise buffering,
and other potential concerns should be createditonmae conflicts between residential
uses and primary employers

MJA Consulting, LLC Page 5-11 2/29/2012



The City of Clewiston CRA
Community Redevelopment Plan(Draft)

Other challenges to building housing in proximiyetmployment districts include:

* Acquisition of parcels with obsolete structuresisTthallenge includes site
clearance, remediation, and retrofitting of uti

* Economic feasibility of residential redevelopmernthe high cost of
redevelopment often necessitates higher densitidsnaxed residential and
commercial uses to make such ventures feasible.

* Viability of aging and declining neighborhoods. §hke locations may
discourage new investment near employment areas.

» Acceptability of housing variety and mixed-use neglepment. A historic
lack of high-quality alternatives has led many desis to hold an automatic
preference for detached single-family homes at han densities, and to be
distrustful of other types of housing.

Best housing practices in Florida that have beemtiied by Reid Ewing in Best
Development Practices (1996) include:

1. Offer “life cycle” housing, like allowing “grannyldts” behind family homes.

2. Achieve an average net residential density of gisdéven dwelling units per
acre.

3. Use cost effective site development and constragiractices.
4. Design in energy saving features.
5. Supply affordable single family homes for moderat®ame households.

6. Supply affordable multifamily and accessory houdmglow income housing
households.

7. Tap government housing programs to broaden andeddép housing/income
mix.

8. Mix housing to the extent the market will bear.

Strategies to Meet Housing Challenges

To meet these challenges, a variety of housindegfies that should be pursued. Those
applicable to CRA implementation efforts include:

 Sponsoring and promoting urban density housing. Nexamples of
successful, high-quality housing and mixed-use lbgveent must be created
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to demonstrate economic feasibility and encourage@ability among the
public.

* Assembling and inventorying housing sites. Publiggie land assembly
agreements can facilitate the assembly of landalgitfor new housing. The
public sector would enter into agreements with resthte brokers for the
purpose of attaining listings or option agreemdaotshe sale and purchase of
the parcels. Following assembly, plans and bidsldcdne solicited from
homebuilders, based on specifications providechbyGRA.

* Maintaining quality neighborhoods. A comprehenspreperty maintenance
and code enforcement program may be required.

* Anchoring employment districts with public investmhe Attractive, viable
employment districts are critical to the CRA’s econc future. A well-
thought-out strategy for planning and public inwest for these districts is
essential.

» Facilitating neighborhood renewal near employmerstridts. Regulatory
mechanisms that can promote and facilitate neigidmdt renewal proximate
to employment districts include flexible zoningasedevelopment incentive;
federal, state, and local financial incentive pergs; and a more expansive
use of community redevelopment area plans andhtarinent financing.

* Specific strategies that can be used to encoutregereation of housing that
meet the needs of a broad range of residents. A-§fvAsored housing study
may reveal some solutions.

Conclusions

As the CRA approaches build-out, the supply of ladesignated to accommodate
primary employers will shrink. This trend can beearbated by comprehensive plan and
rezoning amendments requested by property owneliactease the short-term profit

potential of their land, largely by conversion &bail and high-end residential use.

Without well-located, buildable land, the CRA caheffectively attain sustainability. To
support a robust local economy, redevelopment tsffonust focus on maintaining
adequate real estate to meet the needs of prinmtapjogers and other uses that will
benefit the community.

Some redevelopment projects preferred by the contynumay not be economically
feasible for developers acting alone. It is estedathat a typical redevelopment project
must generate a resale or rent value that is tveb haadf times that of a comparable
greenfield site in order to earn an equivalent iprdherefore, for some desired types of
redevelopment the CRA Board may need to offer firelnor regulatory incentives to
assist developers in absorbing the additional costs
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While redevelopment incentives may not necesséeltied to specific locations, it is
beneficial to identify and market a range of avadaareas that might be suitable for
primary employers

Because all redevelopment is not the same, iteili® have a vocabulary to describe the
different types that exist. Redevelopment can kentifled according to categories

(laissez-faire, rehabilitation/adaptive reuse, llinfione-for-one replacement, and

redevelopment that increases the allowable demsignsity and/or mix of land uses), and
scales (small-scale residential, other small-scade, community-scale). It is important

for communities to identify desired types of redepenent and respond to their unique
needs.

Finally, the increased housing costs that accompganig-out represent a significant
challenge to future economic prosperity. If a higfality of life is to be maintained in the
CRA, these issues must be addressed through tiberdeé creation of varied residential
options available to a range of income levels. Tihdudes enabling the creation of
housing in or near employment districts. Criterlzoldd be established for locating
residential uses in proximity to employers, minimdg conflicts between adjacent uses
and protecting land suitable for primary employmn conversion to residential use.
Should redevelopment call for the relocation of gleotemporarily or permanently
replacement housing will be provided according lariffa Statute. It is expected that the
developers who are provided with partnering incastiwill remedy any housing deficit
therefore this plan does not specifically addressdnd moderate income housing.
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